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RECOMMENDATION GRANT LISTED BUILDING CONSENT 

 
1. Reasons for Call in to Committee 

 
1.1. Councillor Clark has called the applications into committee if officers are minded to 

refuse for the following reason –  
 



The proposals could be considered an enhancement of the less attractive end of 
the Mill, improving the visual impact of this prominent building at the entrance to 
the main part of the village. 

 
Elements of Policies 85 and 86 would apply. Any permission could be conditioned 
to ensure that materials and rooflights etc would comply. 

 
2. Relevant Planning History  

 
2.1. 5/2019/1821 – Change of use to create one, one bedroom flat and one 

shop/exhibition space following addition of mezzanine floor, lowering of catslide 
roof, new openings, alterations to openings and insertion of rear rooflights – 
Refused for the following reason; 
 
1. The application submission does not consider in any detail the significance of 
the heritage asset and therefore with its lack of a detailed assessment it is not 
possible to understand the impact the proposal would have on that significance. 
As such the submitted Heritage Impact Assessment does not comply with 
paragraphs 193 and 194 of National Planning Policy Framework 2019. 
Furthermore it is considered that the introduction of glazed panels to the north 
elevation would not be considered an acceptable alternative to timber doors or 
shutters as they would be incongruous additions which not reference the rest of 
the character of the building. As such for the proposal is considered contrary to 
Policy 86 and the aims of the National Planning Policy Framework 2019. 
 
2. The submitted Flood Risk Assessment does not comply with the 
requirements for site-specific flood risk assessments, as set out in paragraphs 30 
to 32 of the Flood Risk and Coastal Change section of the planning practice 
guidance. The Flood Risk Assessment does not therefore adequately assess the 
development’s flood risks. In particular, the Flood Risk Assessment fails to use an 
appropriate method for calculating the design flood level with an allowance for 
climate change. As such the proposal is considered contrary to Policy 84 (Flooding 
and River Catchment Management) of the St Albans District Local Plan Review 
1994 and the aims of the National Planning Policy Framework 2019. 
 
3. No information in the form of a preliminary bat roost assessment report with 
an outline mitigation strategy has been provided in order to allow the Local 
Planning Authority to fully assess whether adequate mitigation can be provided for 
protected species. The proposal is therefore considered contrary to Policies 106 of 
St Albans District Local Plan Review 1994 and the relevant provisions of the 
National Planning Policy Framework 2019. 
 

2.2. 5/2019/1838 – Listed Building consent - Change of use to create one, one 
bedroom flat and one shop/exhibition space following addition of mezzanine floor, 
lowering of catslide roof, new openings, alterations to openings, insertion of rear 
rooflights and associated internal operations – Refused for the following reason; 
 
The application submission does not consider in any detail the significance of the 
heritage asset and therefore with its lack of a detailed assessment it is not 
possible to understand the impact the proposal would have on that significance. 
As such the submitted Heritage Impact Assessment does not comply with 
paragraphs 193 and 194 of National Planning Policy Framework 2019. 
Furthermore it is considered that the introduction of glazed panels to the north 
elevation would not be considered an acceptable alternative to timber doors or 
shutters as they would be incongruous additions which not reference the rest of 



the character of the building. As such for the proposal is considered contrary to 
Policy 86 and the aims of the National Planning Policy Framework 2019. 
 

2.3. 5/2014/2468 – 4a Mill Walk - Listed Building consent - Partial demolition of existing 
north end extension, two side facing rooflights, alterations to openings including 
glazing of existing gable, landscaping to include new railings and paving, internal 
alterations including addition of mezzanine floor to create one flat and shop – 
Withdrawn 
 

2.4. 5/2014/2373 – 4a Mill Walk - Part change of use from Class A1 (retail) to Class C3 
(dwelling houses), partial demolition of existing north end extension, two side 
facing rooflights, alterations to openings including glazing of existing gable, 
landscaping to include new railings and paving, internal alterations including 
addition of mezzanine floor to create one flat and shop – Withdrawn 

 
2.5. 5/2005/0675 - Alterations to openings and internal alterations to form toilet and 

kitchen facilities – LB Consent 
 
2.6. 5/1997/0067 – 3 Mill Walk - Conversion of workshop to ancillary residential use – 

LB Consent 
 
2.7. 5/1997/0061 – 3 Mill Walk - Change of use from warehouse to residential – 

Conditional permission 
 
2.8. 5/1995/0876 - Change of use to café – Conditional permission 
 
2.9. 5/1989/0146 -Change of use of part of first and second floor to Class B1 use – 

Conditional permission 
 
2.10. 5/1985/1493 - Conversion of mill building into four retail shops and four residential 

units.  Conditional permission 
 
3. Site Description 

 
3.1. Wheathampstead Mill is a former corn mill, originally dating to the C16-17 and re-

clad in brick in the late C19. The North end of the mill is a three bay barn with a 
weather boarded gable to the principle elevation. To the end is a lean-to extension 
which is thought to date to at least the C19 with large timber cart doors to the 
north, though it has been re-roofed, probably in the C20. The mill was converted 
into a mixed use development in the 1980s. The building at present is converted 
into various shops at ground floor level with offices and residential units above. 
 

4. The Proposal 
 

4.1. Change of use to create one, one bedroom flat and one shop/exhibition space 
following addition of mezzanine floor, lowering of catslide roof, new openings, 
alterations to openings and insertion of rear rooflights.  
 

4.2. It is noted on the aplication form that the unit is to be a shop/exhibition space 
however within the Heritage, Design and Access statement that the use is to be an 
exhibition space for the use of the parish council. 

 
4.3. The proposal includes external alterations; 

 Additional windows to small gable end facing High Street 



 Glazed feature to gable end facing High Street and removal of 
existing shutters 

 Additional windows and rooflights 

 Reduction in height to the structure to the north elevation of the 
Mill and the introduction of glazing and shutters to the gable end 

 
Following negotiation the glazed feature to the gable end on the East elevation 
has been removed from the scheme. 
 

4.4. The proposal also includes internal works 

 Subdivision of the building to create one residential unit and one 
shop/exhibition space 

 Raising of the internal floor levels 

 Creation of a mezzanine floor and additional staircase 

 Removal of existing partitions 
 
5. Representations 
 
5.1. Publicity / Advertisement 
 

Site and Press Notice 
Displayed: 

12/02/2020 Expiry Date 06/03/2020 

 
5.2. Adjoining Occupiers and Site Notice 

 
5.2.1. First floor and Second Floor 2 Mill Walk, Flat 3 Mill Walk, Logic House Mill Walk, 

Part Ground And First Floors 1 Place Farm, Rooms G1 To G11 1 Place Farm, The 
Bull 11 High Street, The Gatehouse 55A Ash Grove, Wheathampstead Place, 1, 
1a, 2a, 3, 4, 4a and 4b Mill Walk, 1 and 1a Station Road, 2 High Street, 6 
Colleridge Court Milton Road, 7 Meads Lane, 7 Waddling Lane, 12 Mount Road, 
24 Nurseries Road, 6 Lattimore Road and The Dog House Nomansland Farm 
were notified in writing about the original application on 06/02/2020 and again on 
21/04/2020 following the receipt of amended plans and additional information. 
Letters of support have been received from 24 Nurseries Road, 7 Waddling Lane 
and 55a Ash Grove 
 

 Development of rundown complex and the alteration can only benefit the 
village 

 Support the architect and urge the council to approve this revised and stronger 
application 

 Proposed design is in keeping with the history and current context 

 Proposed usage will add a small residential unit which is needed in the locality 
and add additional public amenities to the village 

 Amendment made to the northern elevation is an improvement and is now 
more in scale and in keeping with the other features 

 
5.2.2. The Wheathampstead & District Preservation Society – 6 Coleridge Court, 

commented as follows; 
 
The Wheathampstead & District Preservation Society wish to support the 
application to create exhibition space and accommodation. We feel that it will 
benefit the village commercially and aesthetically (with 1 proviso-see below)  to 
have the north end of the Mill brought into use and upgraded. 
 



Although most of the development appears to be designed sympathetically we 
have some reservation about the large glass window at the north end. Currently 
there are doors here and these obviously need replacing but the window is very 
stark, will be cold. The shutters do not add anything. We realise that it is an 
exhibition area. 
 
We do not want to object to the proposal as the intention is good but wonder 
whether the window should be modified. 

 
5.2.3. A letter of objection was received from 40 Necton Road and is summarised below 

 The mill is an important listed building in our village, the aesthetic and 
evidential value has been compromised by previous alterations. 

 The heritage statement is disappointing and there is limited assessment on the 
impact, impact on conservation area or nearby listed buildings. 

 The residential part is fundamentally unsympathetic to the historical character 
of the building. 

 The glazed doors will be incongruous feature and would be harmful to the 
setting of Wheathampstead Place and The Bull – if approved a condition 
requiring the shutters to be closed outside opening hours should be 
considered. 

 The proposed openings and glazed elements are incongruous. 

 No detail of how insulation will be dealt with. It is therefore impossible to 
assess the internal changes to the appearance of the building. This is a 
fundamental component of the proposed alterations and should  be illustrated 
and considered. 

 The proposals would cause significant harm, cumulatively with previous harm, 
to the significance of the listed building, the character and appearance of the 
conservation area and the setting of other nearby listed buildings. The harm 
would be "less than substantial" in terms of the NPPF para 196 but there is 
little or no public benefit identified to balance against the harm that could not be 
achieved by more sympathetic proposals. 
 

6. Consultations:  
 

6.1. Affinity Water – No representation received 
 

6.2. Archaeology – No comment 
 

6.3. Environmental Compliance – No comments to make 
 

6.4. National Amenities - Society for the protection of ancient buildings (SPAB) – 
latest response - Thank you for consulting the SPAB regarding these revised 
proposals. We last wrote to you on the 5th March 2020 objecting the scheme, so 
we are pleased to see that there have been some amendments, especially to the 
Heritage Statement which is now a much more comprehensive and useful 
document. We also understand the justification behind the inclusion of the flat and 
we can accept this, provided the alterations to the historic fabric to incorporate it 
are kept to a minimum. 

 
6.5. We note that there are still some details missing from this application and these 

will need to be provided: 
 

 A detailed schedule of the necessary repairs, including those to the timber 
frame, roof and walls (there are references to a leaking roof and repairs 



needed in the HS) to be provided. We would suggest that this information is 
provided prior to the any consent being granted.  

 Details of all doors, windows, roof lights and the fixed wooden shutters / new 
wooden doors (north elevation).  

 Details of the proposed roof and wall insulation which must be breathable 
(not Celotex), and the lime plaster mix to be used internally (a breathable 
internal paint will also be required).  

 Details of the new staircase.  

 Details of the raised flooring. 
 

6.6. North elevation  
We now understand that the existing wooden doors date from the 20th century 
and are in a poor state of repair. We therefore accept they are of limited 
significance, although they are still part of the character of this elevation. We are 
pleased to see the amended design shows the glazed doors without their side 
panels – this smaller area of glazing sits more comfortably in this elevation. 
Although we do not necessarily object to the idea of fixed shutters, we still wonder 
whether new wooden doors could not be made and fitted so they could be left 
open during the day (the glazed doors keeping the heat in), but closed at night for 
security. We remain unconvinced about the need for the new window to be 
inserted into the timber boarded apex when the bedroom could have a roof light on 
the west elevation. We would prefer to see the boarding to the apex retained and 
repaired if possible. However, if the insertion of a window here is felt to be justified, 
then we would suggest a smaller wooden window which would still fit within the 
historic frame. Double glazing may be acceptable if a slim unit can be used, but 
using secondary glazing as well would have little benefit given the size of the 
window.  
 

6.7. East Elevation (Station Road)  
The wooden shutter, boarded apex and adjacent door are a significant feature of 
this elevation. We are pleased to see that the door will be retained and used as a 
fire escape. We now understand that there is no evidence for a window having 
been behind the adjacent wooden shutter, and we appreciate that the shutter 
could not remain with a window behind it as opening it would be difficult given the 
door and pavement. A new window here in an appropriate style is therefore 
acceptable, and although we are happy with slim double glazing being used, 
adding secondary glazing as well will give little benefit given the size of the 
window. However, we still object to the glazing of the boarded apex as this will 
have a significant impact on this elevation. If a window here is felt to be essential, 
we suggest a small, simple window in keeping with the one proposed on the north 
elevation, which fits in between the existing timber frame.    
 

6.8. Summary  
If the issues mentioned above can be addressed, in particular removing the 
glazing from the boarded apex on the east elevation, then we are happy that this 
application can be approved, subject to conditions. 
 

6.9. Waste Management - There is no space at this location for wheeled bins to be 
stored so I would suggest that domestic waste and recycling be collected in sacks. 
 

6.10. Historic England – latest response - Thank you for your letter of 21 April 2020 
regarding the above application for listed building consent. On the basis of the 
information available to date, we do not wish to offer any comments. We suggest 
that you seek the views of your specialist conservation adviser. It is not necessary 
for us to be consulted on this application again, unless there are material changes 



to the proposals. However, if you would like detailed advice from us, please 
contact us to explain your request. 
 

6.11. Hertfordshire Ecology -   We previously commented on development proposals 
at this address (5/2019/1821 on 12/09/2019) and I have the following comments to 
make now:  
 

6.12. The application site is part of a disused Grade II listed Mill building. To the west is 
undeveloped land with plenty of mature trees, and to the south is the River 
Lee/Lea, with riparian (river bank) vegetation. The semi-natural habitats will 
provide suitable foraging and commuting opportunities for bats, and there are 
records of them roosting in buildings in the area. The riparian habitat has been 
identified to be potential habitat suitable for Otters, although the local 
Environmental Records Centre does not have any record of them being in the 
area.  

 
6.13. Bats  

I am pleased to see a bat report has been submitted in support of this application - 
Bat Preliminary Roost Assessment (Wildlife Conservation Partnership, September 
2019). A daytime assessment was undertaken on 20 September 2019 and no bats 
or evidence of roosting bats was found. The property was assessed to have 
negligible potential to support roosting bats and no further surveys or mitigation 
were considered necessary.  

 
6.14. Notwithstanding the above, as bats are known to be in the area, I recommend a 

precautionary approach to the works is adopted, and advise the following 
Informative is added to any permission granted:  
 
“In the event of bats or evidence of them being found, work must stop immediately 
and advice taken on how to proceed lawfully from an appropriately qualified and 
experienced Ecologist or Natural England to avoid an offence being committed.” 

 
6.15. Otters  

Otters are protected under European and national legislation and in general terms, 
it is an offence to capture, disturb or harm an Otter, or damage or obstruct access 
to a breeding site or resting place.  
 

6.16. There may be potential for Otters to use habitats associated with the nearby river, 
however I do not consider any extant otters will be adversely affected by these 
proposals. Notwithstanding, I would recommend a precautionary approach to the 
works is taken, and advise the following Informative is added to any permission 
granted:  
 
“In the unlikely event of Otters or evidence of them being found, work must stop 
immediately and advice taken on how to proceed lawfully from an appropriately 
qualified and experienced Ecologist or Natural England to avoid an offence being 
committed.”  
 

6.17. Lighting  
If relevant, any external lighting scheme should be designed to minimise light spill, 
in particular directing light away from the boundary vegetation and the river to 
ensure dark corridors remain for use by wildlife as well as directing lighting away 
from potential roost / nesting sites. 
 



6.18. Environment Agency - Thank you for re-consulting us on the above application 
on 16 June 2020. After reviewing the newly submitted information, we are 
maintaining our objection on flood risk grounds.  

 
6.19. Rather than use the appropriate intermediate method for assessing climate 

change, the applicant is arguing that our flood map is inaccurate and that due to 
overspill, increased flows would not have a significant affect. We can advise that if 
this is the line the applicant wishes to take, they would have to submit a flood map 
challenge to formally change the flood zone. Otherwise, they will still need to use 
the intermediate approach to assess climate change.  

 
6.20. Objection: Flood Risk Assessment not yet sufficient - The submitted Flood Risk 

Assessment (FRA) does not comply with the requirements for site-specific flood 
risk assessments, as set out in paragraphs 30 to 32 of the Flood Risk and Coastal 
Change section of the Planning Practice Guidance (PPG) and paragraph 163 of 
the National Planning Policy Framework (NPPF). The FRA does not therefore 
adequately assess the development’s flood risks. In particular, the FRA fails to use 
an appropriate method for calculating the design flood level with an allowance for 
climate change. For a development of this size and vulnerability we would expect 
the intermediate approach to be used.  

 
6.21. For the Intermediate Approach: The intermediate approach uses existing modelled 

flood and flow data to construct a stage-discharge rating curve, which can then be 
used to interpolate a flood level based on the required peak flow allowance to 
apply to the design flood event. 

 
6.22. Overcoming our Objection: To overcome our objection, the applicant should 

submit a revised FRA which uses the intermediate approach to assess the impacts 
of the 35% and 70% climate change allowances on flood risks to and from the site. 
Usually we would expect the lower allowance to be used to determine the design 
flood event, unless there is a significant increase in the level of flood risk at the site 
when the impact of the higher central climate change allowance is assessed.  If 
this cannot be achieved, we are likely to maintain our objection. Please consult us 
on any revised FRA and we will respond within 21 days of receiving it.  

 
6.23. Informative  - Flood Risk Activity Permit  The Environmental Permitting (England 

and Wales) Regulations 2016 require a permit to be obtained for any activities 
which will take place:  

 on or within 8 metres of a main river (16 metres if tidal)  

 on or within 8 metres of a flood defence structure or culvert (16 metres if 
tidal)  

 on or within 16 metres of a sea defence  

 involving quarrying or excavation within 16 metres of any main river, flood 
defence (including a remote defence) or culvert  

 in a floodplain more than 8 metres from the river bank, culvert or flood 
defence structure (16 metres if it’s a tidal main river) and you don’t 
already have planning permission.  

 
6.24. For further guidance please visit https://www.gov.uk/guidance/flood-risk-activities-

environmental-permits or contact our National Customer Contact Centre on 03702 
422 549. The applicant should not assume that a permit will automatically be 
forthcoming once planning permission has been granted, and we advise them to 
consult with us at the earliest opportunity. 

 



6.25. Hertfordshire Highways – Notice is given under article 18 of the Town and 
Country Planning (Development Management Procedure) (England) Order 2015 
that the Hertfordshire County Council as Highway Authority does not wish to 
restrict the grant of permission. 

 
6.26. Thames Water – No representation received  
 
6.27. Wheathampstead Parish Council – No objection 
 
7. Relevant Planning Policy 
 
7.1. Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that 

where in making any determination under the planning Acts, regard is to be had to 
the development plan, the determination shall be made in accordance with the 
plan unless material consideration indicates otherwise. 
 

7.2. The development plan is the St Albans District Local Plan Review 1994. 
 
7.3. The NPPF 2019 is also a material consideration. 
 
7.4. Paragraph 11 of the NPPF states that there is a presumption in favour of 

sustainable development. 
 
7.5. For decision-taking this means: 

c) approving development proposals that accord with an up-to-date development 
plan without delay; or 
d) where there are no relevant development plan policies, or the policies which are 
most important for determining the application are out-of-date, granting permission 
unless: 
i. the application of policies in this Framework that protect areas or assets of 
particular importance provides a clear reason for refusing the development 
proposed; or 
ii. any adverse impacts of doing so would significantly and demonstrably outweigh 
the benefits, when assessed against the policies in this Framework taken as a 
whole. 
 

7.6. Paragraphs 212 and 213 of the NPPF reads as follows: 
 

7.7. The policies in this Framework are material considerations which should be taken 
into account in dealing with applications from the day of its publication. Plans may 
also need to be revised to reflect policy changes which this replacement 
Framework has made.  

 
7.8. This should be progressed as quickly as possible, either through a partial revision 

or by preparing a new plan. 
 
7.9. However, existing policies should not be considered out-of-date simply because 

they were adopted or made prior to the publication of this Framework. Due weight 
should be given to them, according to their degree of consistency with this 
Framework (the closer the policies in the plan to the policies in the Framework, the 
greater the weight that may be given). 

 
7.10. The degree of consistency of the Local Plan policies with the framework will be 

referenced within the discussion section of the report where relevant. 
 



 
7.11. National Planning Policy Framework 

 
7.12. St. Albans District Local Plan Review 1994: 

POLICY 106 
POLICY 2 
POLICY 34 
POLICY 39 
POLICY 40 
POLICY 5 
POLICY 54 
POLICY 56 
POLICY 69 
POLICY 70 
POLICY 84 
POLICY 85 
POLICY 86 
POLICY 111 

 
Nature Conservation 
Settlement Strategy 
Highways Consideration in Development Control 
Parking Standards, General Requirements 
Residential Development Parking Standards 
New Housing Development in Specifed Settlements 
Shopping Development in Neighbourhood Centres 
Loss of Retail Floorspace 
General Design and Layout 
Design and Layout of New Housing 
Flooding and River Catchment Management 
Development in Conservation Areas 
Buildings of Special Architectural or Historic Interest 
Archaeological Sites Where Planning Permissions 
may be Subject to a Recording Condition 

 
7.13. The Emerging Local Plan – Limited weight for decision making 

 
Policy S1 – Spatial Strategy and Settlement Hierarchy 
Policy S4 – Housing Strategy and Housing Requirement/Target 
Policy L1 – Housing Size, Type, Mix and Density 
Policy L18 – Transport Strategy 
Policy L19 – Highways/Access Considerations for New Development 
Policy L20 - New Development Parking Guidance and Standards 
Policy L23 - Urban Design and Layout of New Development 
Policy L24 - Development Amenity Standards 
Policy L29 – Green and Blue Infrastructure, Countryside, Landscape and Trees 
Policy L30 - Historic Environment  

 
7.13. Supplementary Planning Guidance/Documents 

 Revised Parking Policies and Standards January 2002. 
 Wheathampstead Conservation Area Statement 

 
8. Discussion  

 
8.1. Principle  

 
8.1.1. The site is located in Wheathampstead, which is identified as a Specified 

Settlement in Local Plan Policy 2. Policy 5 states that in Specified Settlement there 
is a presumption in favour of housing on sites where housing would be consistent 
with the other policies contained within the Plan. 
 

8.1.2. The application notes that the use of the building historically has been for 
agricultural storage. Whilst this is acknowledged, the history on the site appears to 
indicate within the 1985 original conversion that this space was shown as four 
storage areas and an offloading bay which it is assumed would have been in 
connection with the A1 use. When on site, there appeared to be one storage area 
within the unit which housed paperwork, the rest of the building being open in 
nature. It is therefore argued by the agent that these storage areas in association 
with the A1 use was not implemented on the site. 



 
8.1.3. In respect of the retail/exhibition space Mill Walk is considered as a primary 

shopping frontage within Policy 54. Policy 56 indicates that the loss of A1 in this 
location is acceptable as long as 90% is retained however suggests that 
appropriate new uses would include service units such as A2 and A3. The 
applicant notes that the proposed use would not result in the loss of A1 use in this 
area, more the gain of the A1 use or a sui generis exhibition space compatible with 
an A1 frontage. It is noted that Exhibition Hall within the planning gazetteer is 
indicated as a D1 usage. This would therefore appear that this would provide a 
space which is contrary to Policy as outlined above. Although this is the case, the 
proposal would provide a better use for this building than currently exists with a 
retail style frontage in keeping with the other units in the area. It is also noted 
within the design statement that this space is to be used as an exhibition space by 
the parish council and would help to bring more visitors already in 
Wheathampstead to the mill walk complex, integrating the frontage with the core of 
Wheathampstead. As such, although this would appear to result in the loss of A1 
storage space as approved under the 1985 permission, it is considered that the 
scheme would provide a better use for the building which would enhance this area 
and as such the principle is considered acceptable.  
 

8.1.4. In relation to the residential use, the Council cannot demonstrate a 5 year housing 
land supply as set out in the NPPF, and the absence of a 5 year supply is a 
material consideration that carries significant weight. The proposal would deliver 
an additional housing unit, which would make a contribution to meeting identified 
local needs, in the absence of a 5 year housing land supply, and located in a 
sustainable location. 

 
8.1.5. Therefore whilst housing development is acceptable in principle within a Specified 

Settlement location, considerable weight must be given to the impact on the 
character of the existing settlement and the cumulative impact of such 
development on the character and amenity of an area in order for the proposal to 
comply with the requirements of the adopted development plan. 

 
8.1.6. The Local Plan makes it clear that there must be compliance with other policies in 

the Local Plan, and the National Planning Policy Framework seeks to ensure that 
new residential development does not take place at the expense of other material 
planning considerations. Any proposal needs to also take into account design, 
layout, amenity, impact on heritage assets, neighbouring amenity and highways 
considerations. 

 
8.1.7. Whether the proposal would result in any adverse impacts which would 

significantly and demonstrably outweigh the benefits of the scheme will be 
discussed further in the rest of this report. Likewise, as set out under Paragraph 11 
(d) (i), specific consideration will be given as to whether the proposed 
development is contrary to any specific provisions within the NPPF which set out 
that the development should be refused, by reason of its impact on heritage assets 
and areas at risk of flooding. 

 
8.2. Design and Impact on the Listed Building and Conservation Area 

 
8.2.1. Policy 69 of the Local Plan seeks to ensure that all development shall have an 

adequately high standard of design, taking into account site context and materials. 
The NPPF, as set out under Section 12, seeks to achieve well designed places. 
Paragraph 129 explains that permission should be refused for development of 
poor design that fails to take the opportunities available for improving the character 



and quality of an area and the way it functions. Paragraph 131 explains that great 
weight should be given to outstanding or innovative designs, which promote high 
levels of sustainability, and help raise the standard of design more generally, so 
long as they fit in with the overall form and layout of their surroundings. The NPPF 
advises that planning should ensure that developments ‘are visually attractive as a 
result of good architecture, layout and appropriate and effective landscaping…and 
create places that are safe, inclusive and accessible and which promote health 
and well-being, with a high standard of amenity for existing and future users’ 
para.127. 

 
8.2.2. Policy 85 of the Local Plan sets out that in Conservation Areas, permission will 

only be granted where a high standard of design is achieved and the proposal 
enhances or preserves the appearance of the Conservation Area. Proposals shall 
have regard to the surroundings and the existing balance of buildings and 
landscape. Good quality materials should be used, which will normally be 
traditional and natural. The features and relief of building facades shall 
complement and enhance the overall street frontage. 

 
8.2.3. Moreover, the Council has a duty under Section 72 of the Planning (Listed 

Buildings and Conservation Areas Act) 1990 to pay special attention to the 
desirability of preserving or enhancing the character or appearance of that area. 

 
8.2.4. It should be also be noted that Wheathampstead Mill is a Grade II listed building. 

The listing for the site is as follows: 
 

Corn Mill, now warehouse. C16-17 timber frame, cased in mauve brick 1890-5 
(dated bricks). N end has early C19 casing to a small 3-bay barn. Plain tile roof. 
Long frontage, mostly 2 storeys and attics. 2-light recessed Yorkshire casements, 
mostly segmental-headed. S part has 3 framed gabled dormers with 3- light 
casements. In centre is a taller late-C19 front with slate roof and weatherboarded 
gable and dormer. Tall hoist door to 1st floor. Barn has a weatherboarded gable 
end towards road, formerly an entrance porch. Interior with tie beams and curved 
braces. Main interior with C17 or C18 floor divisions and partitions. (Pevsner 
(1977) 

 
8.2.5. Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 

dictates that, in considering whether to grant planning permission for development 
which affects a listed building or its setting, the local planning authority shall have 
special regard to the desirability of preserving the building or its setting or any 
features of special architectural or historic interest which it possesses. 
 

8.2.6. As noted above the properties in which the application site is associated with is a 
Grade II listed building. Section 16 of the NPPF sets out guidance on designated 
heritage assets, giving great weight to the asset’s conservation and stating that, 
where proposed development would lead to substantial harm, consent should be 
refused. This includes any impact on the setting of a listed building. Local Plan 
Policy 86 states that, in considering an application for planning permission for 
development which affects a listed building or its setting, special regard will be 
given to the desirability of preserving the building or its setting or any features of 
architectural or historic interest which it possesses. Policy 86 is therefore 
consistent with the NPPF, and weight should be attached to the provisions of this 
policy. 

 
8.2.7. The alterations proposed are assessed as follows; 
 



Exterior alterations; 
 

8.2.8. Principle elevation (High Street) 
The existing two small Yorkshire sashes are remaining in-situ and as they are 
important feature this approach is welcomed. The door and window to the gable 
end should be retained as they are features which contribute to the character of 
the existing building and the rest of the mill building. The proposed windows to the 
existing opening in the small gable end are acceptable in principle but the detailed 
design of the windows should be appropriate to the building. It is understood that 
the existing shutters are to be removed to enable the door to be an escape route. 
This is on balance considered acceptable as it is a practical necessity, however 
this means the design for the windows is more important, would ideally be clarified 
or conditioned. Details of the proposed windows, showing the cills, jambs and 
reveals would be required which could be resolved through a non-withstanding 
condition.  

 
8.2.9. There was some concern regarding the glazing feature to the gable end as 

internally there is a significant amount of timber framing to the gable end. Both the 
Society for the Protection of Ancient Buildings (SPAB) and members of the public 
have referred to this glazing and there was some concern that now it has been 
clarified that the shutters now have to be removed, the industrial character of this 
elevation will be eroded through the over-glazing of this part of the building. As 
such, negotiation has resulted in the removal of this window from this elevation 
and is now considered acceptable.  

 
8.2.10. Mill Walk and North Elevation 

The roof lights would not be a prominent addition to this elevation, due to the 
restriction of the short and long views. Air bricks should be to match the existing 
located elsewhere on the mill.  

 
8.2.11. The proposed door shown does not appear to match the existing along this 

elevation nor be a modern design as is not considered to be acceptable, this could 
be resolved through condition requiring details to be submitted. 
 

8.2.12. The northern end of the mill would be reduced to the former C19 height and this is 
an acceptable change as it retains the C19 alterations and former entrance to the 
mill. The direction and points of movement and access are important aspects 
industrial buildings.  
 

8.2.13. The proposals now include the addition of shutters to the side of the former 
opening and the proportion of the proposed ‘doors’ and shutters sits more 
comfortably within the gable end. The detail, including how the ‘shutters’ fix to the 
proposed window frame could be conditioned. 
 

8.2.14. The proposed window to the gable end could potentially be acceptable, depending 
on how it sits within the building and the timber frame. It is considered necessary 
that this is detailed to match the east elevation windows more carefully than is 
shown in the proposed plans. This could be resolved through a non-withstanding 
condition attached to any permission. 

 
8.2.15. Internal Alterations 

The level of subdivision to the barns shown in the plans is acceptable as 
significant area of the barn retains its open, large scale character to the interior. 
Though the subdivision would be considered to cause some harm this would be 
outweighed by the public benefits of giving the building a viable use and an 



additional residential unit. The proposed wall to the bedroom now shows the 
location of any timbers however, the proposed connection between the partition 
and the timber framing has not be submitted, this could be resolved through 
condition. 

  
8.2.16. It is understood that the raised floor is a flooding device which is acceptable in 

principle however there are some concerns regarding how this would interact with 
the structural timbers and the existing openings, including the high street door 
which is currently annotated as an emergency exit. As the floor appears to be 
modern concrete, concealing it is acceptable however the junction between the 
door to the east and the floor would need to be conditioned as there is no section 
submitted which depicts this. 

   
8.2.17. There is little information on the proposed wall and roof build up however this is 

also recommended to be secured by condition. 
 
8.2.18. There are some alterations to the timber frame – nominally the replacement of a 

metal post with a timber post. This is a welcomed approach which would provide 
some enhancement to the significance of the building by removing an 
inappropriate alteration. This is the only specified alteration to the timber frame 
and any others could be controlled through a pre-commencement condition as the 
heritage statement discusses repairs will be required. It is considered that the 
timber frame will require repair to give the building a viable use and to ensure its 
long-term condition. 

 
8.2.19. It is noted that SPAB have indicated that some of the details above should be 

provided prior to determination and this is also raised in the objection, however it is 
considered by our conservation and design officer that in this case, it is acceptable 
for these to be added as a pre-commencement conditions to ensure that no works 
start on site without the relevant details being submitted and approved.  

 
8.2.20. With the above, it is considered that the proposal is acceptable and to comply with 

Policy 69, 85 and 86 of the St Albans District Local Plan Review 1994 and the 
aims of the NPPF 2019. 

 
8.3. Amenity  

 
8.3.1. Future occupiers 

The proposal would result in one residential unit. Each of the habitable rooms 
would be served by openable windows and would have an adequate outlook. 
Although the main opening to the lounge/kitchen would look directly onto the road, 
this is not considered to be unduly harmful. Another window would serve this area 
adjacent to Mill Walk but this is high level window when viewed from the outside, 
given the ground level differences and would therefore not result in unreasonable 
levels of disturbance due to the public walking adjacent to this window. 

 
8.3.2. In relation to the size of the proposed unit, the technical housing standards – 

nationally described space standards requires 58 sq.m for a one bedroom, two 
person flat split over two floors. The proposed unit would comply with this required 
floorspace and therefore is considered acceptable in this case. 
 

8.3.3. It is noted that there is no amenity space for the additional residential unit in this 
location. It is however acknowledged that the existing flats similarly do not have 
any outdoor space. Although this would be contrary to Policy 70 which would 



require 20 sq.m the flat is located within the village centre and there is public 
amenity space within walking distance. 

 
8.3.4. Neighbouring Amenity 

The existing building comprises of shop units, offices and residential units. It is not 
considered that the addition of the shop/exhibition space and residential unit would 
have an adverse impact on neighbouring properties or uses. Environmental 
Compliance have not requested any conditions in relation to the proposed use or 
to protect the existing users at the site and therefore in the event of an approval no 
conditions shall be added in this case. 

 
8.3.5. Given the above, the proposal is considered to comply with Policy 70 of the St 

Albans District Local Plan Review 1994 and the aims of the NPPF 2019. 
 

8.4. Car parking and Highways 
 

8.4.1. The proposed scheme does not include any parking. Policy 40 of the St Albans 
District Local Plan Review 1994 requires 1 parking space either allocated or 
unallocated for a one bedroom flat. The revised parking standards 2002 notes that 
A1 shops up to 500 sq.m requires 1 space per 30 sq.m. This would therefore 
result in the proposed requiring a total of 3 spaces. If the area was to be used as 
an exhibition space, this would be considered as a D1 use. As such, the revised 
car parking standards indicate that miscellaneous cultural buildings require 1 
space per 30 sq.m if falling within (f) (libraries, miscellaneous cultural buildings) or 
2 spaces plus 1 space per 30 sq.m of public floorspace if falling within (g) 
(miscellaneous cultural buildings). It appears from the Design Statement that the 
proposed use is to be used as an exhibition space for the parish council. 

 
8.4.2. As noted earlier, the scheme does not include any spaces however it is located in 

the centre of Wheathampstead. Furthermore, East Lane car park allows for 
parking in close proximity to this area and there are bus stops and other amenities 
within walking distance. The NPPF 2019 notes that regard should be paid to the 
accessibility of the development, the type, mix and use of development, the 
availability of and opportunities for public transport, local car ownership levels and 
the need to ensure adequate provision of spaces for charging plug in and low 
emission vehicles. As such, given the location of the site within the centre of 
Wheathampstead, it is considered that the proposal being car free is acceptable. 

 
8.4.3. The Highways Authority have noted that there is an existing doorway onto Station 

Road giving pedestrian access to the proposed flat, and this currently opens 
inwards. The proposal is to reconfigure this access as an outward-opening 
emergency exit door. The Fire Service should be consulted to ascertain if it is 
possible to have this emergency exit door opening inwards, since HCC as 
Highway Authority would not normally approve a gate or doorway opening into the 
highway. Under the current proposal, it would open directly into oncoming traffic, 
introducing an additional point of conflict and a potential safety issue. Whilst this is 
noted, the highways authority have not indicated that this would provide a reason 
for refusal as the access/exit would only be used in an emergency as noted on the 
proposed floor plans. As such, if an approval was forthcoming, a condition would 
be added to ensure that this access was for emergency use only. 

 
8.5. Flood Risk 

 
8.5.1. The site is located within Flood Zone 2 and 3. In this case, as the application is for 

a change of use a sequential test is not required. Government guidance notes; 



A change in use may involve an increase in flood risk if the vulnerability 
classification of the development is changed. In such cases, the applicant will 
need to show in their flood risk assessment that future users of the development 
will not be placed in danger from flood hazards throughout its lifetime. Depending 
on the risk, mitigation measures may be needed. It is for the applicant to show that 
the change of use meets the objectives of the Framework’s policy on flood risk. 

 
8.5.2. Paragraph 164 notes; 

Applications for some minor development and changes of use should not be 
subject to the sequential or exception tests but should still meet the requirements 
for site-specific flood risk assessments set out in footnote 50. 

 
8.5.3. Footnote 50 notes; 

A site-specific flood risk assessment should be provided for all development in 
Flood Zones 2 and 3. 
 

8.5.4. As the site is located within Flood Zone 2 and 3 a flood risk assessment is 
required. The proposed change of use would take the use of the building from a 
less vulnerable use to a more vulnerable use due the inclusion of a residential unit. 
The exhibition space/shop would retain the less vulnerable classification.  
 

8.5.5. It is noted within the submitted flood risk assessment that the proposed 
development area is identified as being adjacent to the River Lea, a main river, 
being at a high risk of flooding within Flood Zone 3 and being in an area sensitive 
to groundwater flooding. It should be noted on the maps which refer to flood risk 
from rivers or the sea, the majority of area is classified as a medium risk which 
means there is a chance of flooding of between 1% and 3.3% each year and takes 
into account any flood defences in the area, with a small portion being identified as 
high risk with a more than 3.3% chance of flooding each year. 

 
8.5.6. The environment agency would usually require new developments within Flood 

Zone 2 and 3, to ensure finished floor levels are set no lower the 300mm above 
the 1 in 100 chance in any year of flooding, including an allowance for climate 
change.  

 
8.5.7. There would be no increase in built footprint as part of the proposal. The proposal 

includes the raising of the floor level within the unit. The shop/exhibition space is 
proposed to raise the floor level to 79.77m above OD (ordnance datum) which is 
around 250mm above the pavement level. The flood risk assessment therefore 
indicates that the proposed floor level would be 170mm above the level shown as 
the maximum for Flood Zone 3. It is also noted that within the flood risk 
assessment the applicant states that the floor level cannot feasibly be raised 
higher than this due to the accessibility of the unit. It is also acknowledged that the 
applicant indicates that conditions could be used to ensure electrical services and 
timber fittings should be kept a minimum of 300mm above finished floor levels. 

 
8.5.8. In relation to the residential unit, it is proposed that the finished floor level for the 

ground floor element of the building will sit at 80.03 above OD. This is noted within 
the flood risk assessment as being 530mm above Flood Zone 3 level. 

 
8.5.9. Regard has been paid to the safe access from the proposed development and the 

applicant indicates that a completely dry escape route from the development within 
flood zone 2 and 3 cannot be provided. However they note that a similar or worse 
provision already exists for the existing four residential and four retail units. As 
such they indicate that an escape route though the flood water would be the 



option. It is noted that the applicant has indicated that from personal experience of 
flooding in the area, indicating that the flood waters raise to around 100-150mm, 
runs across the road and back into the river. This combined with the alleviation 
works which the Environment Agency have carried out to reduce the risk of 
flooding is considered by them to reduce the risk of such events occurring. From 
looking at these points, the applicant indicates that it is reasonable to assume that 
the depth of flood water of around 150mm on the lowest point of the footpath is 
likely to be at a velocity of less than 0.5m/s due to it being protected between the 
wall of the mill and the wall of Mill Race. Walking to the north towards Station 
Road it is noted that there would be a travel distance of 25m to be out of the flood 
waters. As such the applicant indicates that waters of this depth and velocity are 
considered to be low hazard and are unlikely to create a serious barrier. It is also 
acknowledged that the escape route is clear from hazards such as removable 
service covers, with the exception of one gas main cover, which the applicant 
indicates will be clearly marked.  
 

8.5.10. The Environment Agency initially had an objection to the scheme and this was 
also a previous reason for refusal under application 5/2019/1821. Subsequent 
information was submitted to address these concerns however the Environment 
Agency after reviewing the newly submitted information, have advised that they 
are maintaining their objection on flood risk grounds.  

 
8.5.11. The applicants identified safe means of escape has not correctly taken into 

account climate change. The Environment Agency have noted that rather than use 
the appropriate intermediate method for assessing climate change, the applicant is 
arguing that the Environment Agency’s flood map is inaccurate and that due to 
overspill, increased flows would not have a significant effect. They have advised 
that if the applicant wishes to maintain this stance, they would have to submit a 
flood map challenge to formally change the flood zone. Otherwise, they will still 
need to use the intermediate approach to assess climate change. If climate 
change is not taken into account the identified means of escape may not be safe 
and water may be deeper, or flow faster than identified.  

 
8.5.12. Overall it is the Environment Agency view that the Flood Risk Assessment 

submitted is not yet sufficient. It is indicated that the submitted Flood Risk 
Assessment (FRA) does not comply with the requirements for site-specific flood 
risk assessments, as set out in paragraphs 30 to 32 of the Flood Risk and Coastal 
Change section of the Planning Practice Guidance (PPG) and paragraph 163 of 
the National Planning Policy Framework (NPPF). The FRA does not therefore 
adequately assess the development’s flood risks. In particular, the FRA fails to use 
an appropriate method for calculating the design flood level with an allowance for 
climate change. For a development of this size and vulnerability we would expect 
the intermediate approach to be used. The intermediate approach uses existing 
modelled flood and flow data to construct a stage-discharge rating curve, which 
can then be used to interpolate a flood level based on the required peak flow 
allowance to apply to the design flood event.  

 
8.5.13. In order to overcome the environment agency’s objection, they note that the 

applicant should submit a revised FRA which uses the intermediate approach to 
assess the impacts of the 35% and 70% climate change allowances on flood risks 
to and from the site. Usually we would expect the lower allowance to be used to 
determine the design flood event, unless there is a significant increase in the level 
of flood risk at the site when the impact of the higher central climate change 
allowance is assessed. 

 



8.5.14. Given the above advice from the Environment Agency above, it is not considered 
that the applicant has provided a flood risk assessment for the scheme which 
complies with the guidance within the NPPF 2019 and as such is contrary to Policy 
84 (Flooding and River Catchment Management) and the NPPF 2019 and should 
be refused on this basis.  

 
8.6. Ecology 

 
8.6.1. The previous application was refused on the basis that a preliminary bat roost 

assessment had not been submitted for the application. A bat report has been 
submitted in support of this application - Bat Preliminary Roost Assessment 
(Wildlife Conservation Partnership, September 2019). A daytime assessment was 
undertaken on 20 September 2019 and no bats or evidence of roosting bats was 
found. The property was assessed to have negligible potential to support roosting 
bats and no further surveys or mitigation were considered necessary.  

 
8.6.2. Notwithstanding the above, as bats are known to be in the area, Hertfordshire 

Ecology have recommend a precautionary approach to the works is adopted, and 
advise the following Informative is added to any permission granted:  

 
“In the event of bats or evidence of them being found, work must stop immediately 
and advice taken on how to proceed lawfully from an appropriately qualified and 
experienced Ecologist or Natural England to avoid an offence being committed 

 
8.6.3. Otters are protected under European and national legislation and in general terms, 

it is an offence to capture, disturb or harm an Otter, or damage or obstruct access 
to a breeding site or resting place.  

 
8.6.4. There may be potential for Otters to use habitats associated with the nearby river, 

however it is not considered that any extant otters will be adversely affected by 
these proposals. Notwithstanding, Hertfordshire Ecology would recommend a 
precautionary approach to the works is taken, and advise the following Informative 
is added to any permission granted:  

 
“In the unlikely event of Otters or evidence of them being found, work must stop 
immediately and advice taken on how to proceed lawfully from an appropriately 
qualified and experienced Ecologist or Natural England to avoid an offence being 
committed.”  

 
8.6.5. In respect of lighting there does not appear to be any lighting proposed however a 

condition will be added to ensure that any lighting prior to its installation is 
submitted to and approved in writing to ensure minimum light spill, in particular 
directing light away from the boundary vegetation and the river to ensure dark 
corridors remain for use by wildlife as well as directing lighting away from potential 
roost / nesting sites. Details of external lighting could be secured via condition on 
the planning application if required prior to the installation. 

 
8.7. Other Matters 

 
8.7.1. It is noted that no waste provision is provided however waste management have 

indicated that a sack collection would be possible in this location. 
 

8.7.2. It is noted that concerns have been raised within the objections regarding the 
submitted heritage statement, however it is considered that it is sufficient to make 
a determination by our conservation and design officer. Similarly, whilst the 



proposal would result in less than substantial harm to the listed building it is 
considered that this is outweighed by public benefit in this case and details can be 
secured via condition. 

 
8.8. Planning Balance 

 
8.8.1. The application site is located within the Specified Settlement of Wheathampstead, 

wherein the Local Plan sets out there is a presumption in favour of residential 
development. The District also has a housing land supply shortfall, and in line with 
Paragraph 11 of the NPPF should approve applications where there is no 
significant or demonstrable harm, or where the NPPF explains permission should 
be refused. 

 
8.8.2. The principle of providing a residential unit on this site is supported, as is the 

development of a new shop/exhibition area within the unit. The impact of the listed 
building is acceptable and would provide a better use for this building, providing a 
facility for the community and would revitalise this end of the mill building. It is 
considered that subject to conditions, the proposal would be acceptable and result 
in less than substantial harm to the listed building. The public benefit of providing a 
use to this end of the building and a more viable use for the listed building would 
outweigh the harm. 

 
8.8.3. As such the application for listed building consent could be granted subject to the 

relevant conditions. 
 
8.8.4. In relation to the planning application, the scheme would be acceptable in terms of 

the impact on neighbouring amenity and future occupiers would be provided with a 
suitable living accommodation.  

 
8.8.5. Highways implication are acceptable subject to condition and car parking 

provision, although there is none, is acceptable in this location. 
 
8.8.6. The previous reason for refusal in respect of ecology has been overcome. 
 
8.8.7. Although the above is noted, the submitted Flood Risk Assessment (FRA) does 

not comply with the requirements for site-specific flood risk assessments, as set 
out in paragraphs 30 to 32 of the Flood Risk and Coastal Change section of the 
Planning Practice Guidance (PPG) and paragraph 163 of the National Planning 
Policy Framework (NPPF). The FRA does not therefore adequately assess the 
development’s flood risks. In particular, the FRA fails to use an appropriate 
method for calculating the design flood level with an allowance for climate change. 
For a development of this size and vulnerability the intermediate approach should 
be used. The intermediate approach uses existing modelled flood and flow data to 
construct a stage-discharge rating curve, which can then be used to interpolate a 
flood level based on the required peak flow allowance to apply to the design flood 
event.  

 
8.8.8. As such for the reasons outlined above, the proposal is recommended for refusal 

based on Flood Risk grounds. It is not considered that the acceptable elements of 
the proposal would outweigh the reason for refusal in this case. The flooding risks 
would not outweigh the benefits of providing one additional dwelling. 

 
9. Comment on Town/Parish Council/District Councillor Concern/s 

 
9.1.1. Addressed in the above discussion 



10. Reasons for Refusal – Planning Application  
 

The submitted Flood Risk Assessment (FRA) does not comply with the 
requirements for site-specific flood risk assessments, as set out in paragraphs 30 to 
32 of the Flood Risk and Coastal Change section of the Planning Practice Guidance 
(PPG) and paragraph 163 of the National Planning Policy Framework (NPPF). The 
FRA does not therefore adequately assess the development’s flood risks. In 
particular, the FRA fails to use an appropriate method for calculating the design 
flood level with an allowance for climate change. As such the proposal is 
considered contrary to Policy 84 (Flooding and River Catchment Management) and 
the NPPF 2019. 
 

11. Reasons for Grant – Listed Building Consent  
 

The proposed development would result in less than substantial harm to the Listed 
Building but would provide a viable use for the listed building, this is considered to 
be a public benefit that outweighs the identified harm. Subject to conditions the 
scheme would enhance the setting and special architectural or historic interest of 
this Grade II listed building. It is therefore considered to comply with Policy 86 
(Buildings of Special Architectural or Historic Interest) of the St. Albans District 
Local Plan Review 1994 and the National Planning Policy Framework 2019. 

 

RECOMMENDATION: 
REFUSE PLANNING 
PERMISSION 

Decision Code: R1 

 
12. Reason 

 
The submitted Flood Risk Assessment (FRA) does not comply with the 
requirements for site-specific flood risk assessments, as set out in paragraphs 30 to 
32 of the Flood Risk and Coastal Change section of the Planning Practice Guidance 
(PPG) and paragraph 163 of the National Planning Policy Framework (NPPF). The 
FRA does not therefore adequately assess the development’s flood risks. In 
particular, the FRA fails to use an appropriate method for calculating the design 
flood level with an allowance for climate change. As such the proposal is considered 
contrary to Policy 84 (Flooding and River Catchment Management) and the NPPF 
2019. 

 
13. Informatives: 

 
1. This determination was based on the following drawings and information: 
Application form, Wildlife Conservation Partnership Bat Preliminary Roost 
Assessment Sept 2019, Design Statement dated May 2019, Flood Risk 
Assessment May 2019, 2182-108, 2182-110, 2182-112 received 20/01/2020, 
Heritage Statement October 2019 amended April 2020, 2182-107 Rev B, 2182-108 
Rev B received 15/04/2020, 2182-109 Rev D received 02/06/2020 and 2182-110 
and analysis of flood risk- additional information received 16/02020. 
 
2. The Local Planning Authority has been positive and proactive in its 
consideration of this planning application. Whilst the applicant and the Local 
Planning Authority engaged in discussions during the course of the application to 
seek solutions the amendments submitted by the applicant the form of development 
proposed fails to comply with the requirements of the Development Plan and does 
not improve the economic, social and environmental conditions of the District. 
 

 



RECOMMENDATION: 
CONDITIONAL LISTED 
BUILDING CONSENT 

Decision Code:  

 
14. Conditions 

 
1. The development hereby permitted shall be begun before the expiration of 3 
years from the date of this permission. 
 
REASON: To comply with the requirements of Section 91 of the Town and Country 
Planning Act 1990. 
 
2. The development hereby permitted shall be carried out in accordance with 
the following approved plans: 2182 – 111, 2182-107 Rev B, 2182-108 Rev B, 2182-
109 Rev D  
 
REASON: For the avoidance of doubt and in the interests of proper planning. 
 
3. No development shall take place until samples of the materials to be used in 
the construction of the external surfaces of the development hereby permitted have 
been approved in writing by the Local Planning Authority. Sample materials should 
be made available on site when discharging this condition. Development shall be 
carried out in accordance with the approved details. 
 
REASON: To ensure that the finished appearance of the development is 
satisfactory.  To comply with Policies 86 of the St. Albans District Local Plan Review 
1994. 
 
4. No works shall be carried out on the site until a full schedule of proposed 
repairs to the timber frame of the building, including drawings detail drawings 
demonstrating the location and type of repair have been supplied to and agreed in 
writing by the Local Planning Authority, and the work shall then be carried out in 
accordance with those details. 
 
REASON: To ensure that the character of the building is preserved and to comply 
with Policy 86 of the St. Albans District Local Plan Review 1994 and the provisions 
of the National Planning Policy Framework 2019. 
 
5. No works shall be carried out on the site until detail drawings of the proposed 
wall and roof build-up, including details on proposed materials to the have been 
supplied to and agreed in writing by the Local Planning Authority, and the work shall 
then be carried out in accordance with those details. 
 
REASON: To ensure that the character of the building is preserved and to comply 
with Policy 86 of the St. Albans District Local Plan Review 1994 and the provisions 
of the National Planning Policy Framework 2019. 
 
6. Notwithstanding the consent hereby granted and the details contained within 
drawings 2182-107 Rev B, 2182-108 Rev B, 2182-109 Rev D, no works to the 
exterior of the building shall be carried out on the site until detail drawings at a scale 
of 1:20 of:  

i) the proposed windows including glazing bars, cills and reveals, and 
shutters 
ii) the proposed doors including reveals and shutters 
iii) the proposed rooflights 

 



have been supplied to and agreed in writing by the Local Planning Authority, and 
the work shall then be carried out in accordance with those details. 

 
REASON: To ensure that the character of the building is preserved and to comply 
with Policy 86 of the St. Albans District Local Plan Review 1994 and the provisions 
of the National Planning Policy Framework 2019. 
 
7. No works to the existing doors or works for the proposed floor build-up shall 
be carried out on the site until detail drawings of the proposed junction between the 
floor build-up and the existing door to the east elevation at a scale of 1:20 have 
been supplied to and agreed in writing by the Local Planning Authority, and the 
work shall then be carried out in accordance with those details. 
 
REASON: To ensure that the character of the building is preserved and to comply 
with Policy 86 of the St. Albans District Local Plan Review 1994 and the provisions 
of the National Planning Policy Framework 2019. 
 
8. No works for the installation of partitions shall be carried out on the site until 
details of the proposed partitions to the proposed bedroom and the connections to 
the existing timber frame to the have been supplied to and agreed in writing by the 
Local Planning Authority, and the work shall then be carried out in accordance with 
those details. 
 
REASON: To ensure that the character of the building is preserved and to comply 
with Policy 86 of the St. Albans District Local Plan Review 1994 and the provisions 
of the National Planning Policy Framework 2019. 

 
9. No works for the installation of the proposed staircases and landings shall be 
carried out on the site until detail drawings of the proposed staircases, including 
handrails and balustrading, to include information on materials, finishes and details 
at a scale of 1:20 have been supplied to and agreed in writing by the Local Planning 
Authority, and the work shall then be carried out in accordance with those details. 
 
REASON: To ensure that the character of the building is preserved and to comply 
with Policy 86 of the St. Albans District Local Plan Review 1994 and the provisions 
of the National Planning Policy Framework 2019. 
 
10. All new external rainwater and soil pipes shall be formed in metal and 
painted black. 
 
REASON: To ensure that the external appearance of the building is satisfactory and 
that it contributes to the character and appearance of the area.  To comply with 86 
of the St. Albans District Local Plan Review 1994 and the provisions of the National 
Planning Policy Framework 2019. 
 
11.  All new external and internal works and finishes and works of making good 
shall match the existing original work adjacent in respect of materials used, detailed 
execution and finished appearance, except where indicated otherwise on the 
drawings 2182-107 Rev B, 2182-108 Rev B, 2182-109 Rev D hereby approved or 
as required by any condition(s) attached to this consent to the written satisfaction of 
the Local Planning Authority. 
 
REASON: To ensure that the special architectural or historic interest of this building 
is safeguarded and that the development contributes to the character and 
appearance of this part of the Conservation Area. To comply with Policies 85 and 



86 of the St. Albans District Local Plan Review 1994 and the provisions of the 
National Planning Policy Framework 2019. 

 
15. Informatives: 

 
1. This determination was based on the following drawings and information: 
Application form, Wildlife Conservation Partnership Bat Preliminary Roost 
Assessment Sept 2019, Design Statement dated May 2019, Flood Risk 
Assessment May 2019, 2182-108, 2182-110, 2182-112 received 20/01/2020, 
Heritage Statement October 2019 amended April 2020, 2182-107 Rev B, 2182-108 
Rev B received 15/04/2020, 2182-109 Rev D received 02/06/2020 and 2182-110 
and analysis of flood risk- additional information received 16/02020. 
 
2. The Local Planning Authority has been positive and proactive in its 
consideration of this application. The development improves the economic, social 
and environmental conditions of the District. 

 
LOCAL GOVERNMENT ( ACCESS TO INFORMATION ) ACT 1985 
 
Officer Laura Saxton 

Section 65 Parties N/a 
Plans on website  https://www.stalbans.gov.uk/view-and-track-planning-applications 

 

 

 

 

https://www.stalbans.gov.uk/view-and-track-planning-applications

